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Variance Justification Narrative – Distance Separation for Liquor Package Store 
Use 

 

 Miramar Park Place Associates, LLC (the “Applicant”) is proposing to construct 
approximately 60,000 square feet of commercial use area to accompany 650 residential 
units to be developed by Altman Development as part of a larger mixed-use 
development on approximately 30.73 acres of land located at the northwest corner of 
the intersection of Miramar Parkway and Red Road (the “Property”) in the City of 
Miramar (the “City”). The Applicant is requesting conditional use approval to permit a 
liquor package store use within the commercial area of the Property.   
 

The City of Miramar administratively approved an application for site plan 
amendment (Application #1902594) on May 22, 2019 allowing for modification of the 
commercial portion of the site plan and an increase in the amount of commercial space 
from 50,000 square feet to approximately 60,000 square feet. The commercial portion of 
the development consists of three (3) structures totaling 56,683 square feet of floor area 
plus 3,300 square feet of outdoor seating on approximately 7.04 acres of the Property. 
The proposed liquor store use will be located within a tenant bay of 2,000 square feet 
located within the largest proposed commercial structure (Building B) totaling 43,750 
square feet as seen identified in Exhibit A. The proposed liquor store will be owned and 
operated by the same high-quality restaurant group planning to occupy the adjacent 
restaurant space of approximately 6,000 square feet. As such, the proposed liquor store 
will feature a regionally recognized high-quality brand operator that commonly locates 
liquor, package stores adjacent to their restaurants throughout South Florida.  

 
The proposed use of a liquor package store is permitted as a conditional use 

within the ML zoning district in accordance with Table 403-5, Mixed-Use Principal Uses 
Table. Pursuant to Section 405.4.4 of the Code, vendors permitted to sell alcoholic 
beverages for consumption off premises should be located at least 2,500 feet by 
straight air-line measurement from any school, child care center, or library as measured 
from the main entrance of the alcohol vendor to the nearest property line of the school, 
child care center, or library grounds. Based on this manner of measurement, the 
proposed liquor store use is located approximately 554 feet from an existing child care 
center located on the south side of Miramar Parkway.  

 
Pursuant to Section 315 of the Code, the City Commission is granted the 

authority to approve variance applications where strict application of the requirements of 
the Code would create a practical difficulty or unnecessary hardship and prohibit the 
use of land in a manner that is otherwise permitted under the Code. As explained in 
further detail below, the Applicant’s request is consistent with the variance criteria for 
practical difficulty as set forth in Section 315.7(c) of the City Code. 
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(1) The variance shall not be substantial in in relation to what is required by the 

Code;  
 

The City Code would require a distance separation of at least 2,500 feet where 
the proposed use is approximately 554 feet from the existing day care use. However, 
the uses are separated by a major arterial roadway that is not conducive to pedestrian 
crossing, especially for attendees of a child care center. The actual pedestrian route 
between the proposed use and the child care center is more than triple the airline 
measurement distance. The proposed location of the liquor store will ensure the use is 
one of many uses located in a highly active area of the commercial portion of the 
Property. The variance that is being requested by the Applicant is not substantial in 
relation to what is required by the Code.  
 
 
(2) The approval of the variance will be compatible with development patterns, 
and whether a substantial change will be produced in the character of the 
neighborhood;  

 
The proposed liquor store is located within a commercial shopping center and will 

not have any singular impact on the character of this neighborhood, both existing and 
proposed. The larger mixed-use development is in line with the intention and current 
development pattern of the City’s Regional Activity Center (the “RAC”). The proposed 
liquor store is akin to the ABC Fine Wine & Spirits store that is set to open in March of 
2020. The ABC Store, located at 16941 Miramar Parkway, is across Miramar Parkway 
from Dolphin Bay Elementary School. The ABC Store, though in range of a large 
elementary school, has taken on significant measures to ensure that the building façade 
and plans would be compatible with the character of its neighborhood.  
 

The Property is designed as a premier commercial shopping center with a range 
of restaurant and neighborhood retail uses. The proposed liquor store use will occupy a 
tenant bay in the largest structure (Building B) centrally located within the commercial 
portion of the Property. The liquor store will be owned and operated by the same entity 
as the adjacent restaurant use. The operator is regionally established with more than a 
dozen establishments in South Florida. The presence of a high-quality, regionally known 
operator will ensure the branding and aesthetics of the liquor use will be consistent with 
the plaza overall. The location of the liquor use within a structure containing more than a 
dozen other commercial bays will work to minimize any aesthetic impacts that might be 
associated with standalone liquor stores. Further, the design of the proposed structure 
will ensure sufficient visibility into and out of the store. The proposed location will 
maximize the safety and comfort of the public visiting the Property.  

 
 

(3) The essential character of the neighborhood would be preserved;  
 
The essential character of the neighborhood will be preserved with the proposed 

liquor store use. The proposed liquor store is part of a larger commercial shopping 
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center with multiple restaurants and retail options. A liquor store use would be moor 
appropriate in such a scenario versus a standalone liquor store. Further, based on the 
adjacent restaurant use, the essential character of the entirety of the mixed-use 
development will be kept intact.  

 
 

(4) The variance can be approved without causing substantial detriment to 
adjoining properties;  

 
The variance can be approved without causing substantial detriment to adjoining 

properties. The development of this vacant property, including the liquor store use as 
one of many commercial operators will improve this area of the City by providing a 
range of housing options and additional commercial uses that complement existing 
development in the surrounding area. Further, this liquor store is the only liquor store 
within the entirety of the City’s RAC. Though the liquor store is not within the distance 
separation criterion of the City Code, it is sufficiently far enough and buffered enough by 
Miramar Parkway, on-site landscaping, and vehicular use areas to create a significant 
distance between the liquor store and the child care center. 

 
(5) The request is due to unique circumstances of the property, the property 
owner, and/or the applicant which would render conformity with the strict 
requirements of the Code unnecessarily burdensome;  

 
Strict adherence to this Code requirement would effectively prohibit the liquor 

store use where it is otherwise permitted as a conditional use. This is severely limiting 
considering the large separation requirement of 2,500 feet, the manner of measurement 
by straight line to property line, and the practical benefit of locating a liquor store use 
within a commercial center that promises to be an important hub for the City. The 
mixed-use development where the liquor store use is being proposed was planned with 
the intent of allowing for this liquor store use to be adjacent with the proposed 
restaurant, given the nexus between the two entities. The Applicant requests the 
approval of this variance to allow for the liquor store use so as to not create a 
completely restrictive barrier of entry. 

 
 

(6) The special conditions and circumstances which exist are the result of the 
actions beyond the control of the applicant;  

 
The current conditions and circumstances that exist with respect to the proposed 

liquor store use are beyond the control of the Applicant. Based on the mixed-use 
development’s location in connection with the child care center, there is no other portion 
of the development where the proposed liquor store could be placed in order to meet 
the stringent distance separation requirement proposed by the City Code. In an effort to 
remedy this, the Applicant intends on developing a liquor store that is top of the line, 
operated by a nationally recognized brand, and will implement all necessary security 
features to ensure the viability of the store and the safety of the overall neighborhood. 
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(7) The difficulty cannot be obviated by some method feasible for the applicant to 
pursue other than by a variance; and  

 
As discussed in subsection (6) above, the difficulty cannot be obviated by some 

method feasible for the Applicant to pursue other than a variance. Due to the location of 
the existing child care center and the location of the already approved mixed-use 
development, it is not possible to locate the liquor store anywhere else on site to avoid a 
variance for distance separation. The Applicant is committed to maintaining a safe 
environment through CPTED principles. 

 
 

(8) In view of the manner in which the difficulty arose, the interest of justice will 
be served by allowing the variance. 

 
The interest of justice will be served by allowing the variance. The location of the 

proposed liquor store had been contemplated during the approval process for the 
mixed-use development. The Applicant believes that the proposed liquor store use in 
connection with a regionally recognized restaurant brand as a part of this development 
will create a hub within the City that contributes to something that the City does not 
currently have -- a high-quality development with an emphasis on restaurants, bars, and 
walkability. The proposed liquor store use has been a part of the Applicant’s vision 
throughout the approval process. The approval of this variance would allow for this 
vision to be realized and to serve the interests of justice. 
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